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City of Santa Barbara
California

STAFF HEARING OFFICER
STAFF REPORT

REPORT DATE: October 31, 2018
AGENDA DATE: November 7, 2018
PROJECT ADDRESS: 101 S. Canada Street (MST2016-00536)

TO:

Susan Reardon, Senior Planner, Staff Hearing Officer

FROM: Planning Division, (805) 564-5470

II.

Allison DeBusk, Senior Planner 44>
Kelly Brodison, Associate Planner Mg:)

T
PROJECT DESCRIPTION ’

The project consists of a one-lot subdivision for a three-unit condominium development
including construction of a 4,176 square foot two-story duplex and a 631 square foot three-car
garage on a 13,153 square foot lot. An existing 1,046 square foot single family residence would
remain, and would be remodeled to include a 754 square foot second story addition above a new
457 square foot two-car garage and a one car carport. Approximately 525 cubic yards of cut and
635 cubic yards of fill is proposed.

REQUIRED APPLICATIONS

The discretionary application required for this project is a Tentative Subdivision Map for a one-
lot subdivision to create three (3) residential condominium units (SBMC 27.07 and 27.13).

APPLICATION DEEMED COMPLETE: September 18, 2018
DATE ACTION REQUIRED PER MAP ACT: December 7, 2018

II1.

RECOMMENDATION

If approved as proposed, the project would conform to the City’s Zoning and Building
Ordinances and policies of the General Plan. In addition, the size and massing of the project are
consistent with the surrounding neighborhood as determined by the Architectural Board of
Review. Therefore, Staff recommends that the Staff Hearing Officer approve the project, making
the findings outlined in Section VIII of this report, and subject to the conditions of approval in
Exhibit A.
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Project Site

101 S. Canada Street — Vicinity Map
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IV. SITE INFORMATION AND PROJECT STATISTICS
A. SITE INFORMATION

Applicant: Noah Greer, ON Design Architects

Property Owner: Edward St. George

Site Information

Parcel Number: 017-231-017 Lot Area: 13,050 square feet
Sggggiltiz: 6(122 d'l\JA/Zg:’g)m Density Zoning: R-2 Two-Unit Residential
Existing Use:  Single Family Topography: ~3%

Adjacent Land Uses: | Residential

B. PROJECT STATISTICS

g | et | Pohend | Propesd
Living Area 1,046 sq. ft. 1,800 sq. ft. 2,098 sq. ft. 1,869 sq. ft.
Garage 457 sq. ft. 457 sq. ft. 239 sq. ft. 411 sq. ft.
Total 1,503 sq. ft. 2,257 sq. ft. 2,337 sq. ft. 2,280 sq. ft.

V. POLICY AND ZONING CONSISTENCY ANALYSIS
A. ZONING ORDINANCE CONSISTENCY

Standard FEUIEEY Existing Proposed
Allowance
Setbacks
-Front 15’ 15 15°
-Interior 6’ 6’ 6’
3’ for covered
parking
Building Height 30° 19’ 25’-6”
Parking 6 spaces (1 covered gnd 2 covered 6 covered
1 uncovered per unit)
Lot Area -
Required for 3,500 5. ft. x 3= 13,050 sq. ft. 13,050 sq. ft.
. 10,500 sq. ft.
Each Unit
15% of lot area =
Open Yard 1,957.5 sq. ft.; 10° x 10° N/A 2,074 sq. ft.
minimum dimensions

The subject property is zoned R-2 (Two Unit Residential). Multi-unit residential developments
are allowed in the R-2 Zone. The residential portion of the project is proposed to be developed
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with three units, which is the maximum allowed density for the 13,050 square foot lot with a
slope of less than 10%. The proposed project would meet the requirements of the R-2 Zone with
regard to parking, setbacks, open space and private yard, building height, and the Solar Access
Ordinance.

1. PRIVATE OPEN YARD

The applicant is proposing to comply with the requirement to provide individual Private
Open Yard areas by implementing the Alternative Open Yard Design (Per SBMC Section
30.140.140.F. That section of Title 30 states that an application to replace or reduce the
private open yards with a common area on multi-unit residential or mixed-use
development may be approved by the Review Authority provided that the project
provides 15 percent of the net lot area; the minimum dimensions are 10 feet long by 10
feet wide, the standard location requirements are met, and one area with a minimum
dimension of 20 feet long and 20 feet wide is accessible to all units for use as a common
open yard area.

The Review Authority, in this case the Staff Hearing Officer, must make the following
findings in order to approve the Alternative Open Yard Design:

a. The alternative open yard design is necessary to provide flexibility in architectural
style or site organization, such as the preservation of natural features, enhanced
circulation, shared amenities, or the protection/creation of scenic views; and

b. Approval of the alternative open yard design will meet the purpose of the required
open yard as described in SBMC Section 30.140.

The purpose of open yard areas in residential zones is to promote desirable living
conditions, a sense of openness on residential development, and to provide minimum
useful space for outdoor living and enjoyment. While each individual unit provides
additional private outdoor areas through back yard patios and second story decks, the
private patios for unit 3 do not meet the minimum required dimensions and the patio for
unit 1 is located in the front yard. However, the proposed project provides a significant
area for use by all the homes on site. The open yard area exceeds 15% of the net lot area
and also creates an openness on site and from the street. The large open area fronting on
Carpinteria Street allows for a break in the massing as viewed from the street and provides
an opportunity for share open space on the property. Therefore, the Staff Hearing Officer
can make the required findings to approve the Alternative Open Yard Design.

2. TENANT DISPLACEMENT ASSISTANT ORDINANCE (TDAO)

The Tenant Displacement Assistance Ordinance (SBMC Chapter 30.190) applies to the
project because one residential unit would be converted to a condominium unit as a result
of the proposed project. Compliance with the TDAO has been included as a condition of
approval.

3. INCLUSIONARY HOUSING ORDINANCE

Projects involving new construction of for-sale residential units are subject to the City’s
Inclusionary Housing Ordinance (SBMC Chapter 30.160). For residential developments
of less than five units and more than one unit, the applicant shall either provide at least
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one unit as an owner-occupied Middle Income Household restricted Unit or pay to the
City an in-lieu fee multiplied by the number of units in the development which exceed
one dwelling unit. The project applicant has chosen to pay the fee. The amount of the in-
lieu fee is determined at the time of project approval and is currently $23,475 per unit.
Therefore, the total required Inclusionary Housing Fee for this project is 2 x $23,475.00
= $56,950.00. Payment of the Inclusionary Housing Fee of $56,950.00 may be deferred
to just prior to the Certificate of Occupancy because the project is four or fewer units.
This requirement has been added as a condition of approval.

B. GENERAL PLAN CONSISTENCY

1. LAND USE ELEMENT

The project site is located in the Eastside Neighborhood of the City of Santa Barbara. A
portion of the neighborhood, towards the northeast, is zoned for single family and consists
entirely of single family homes. However, a majority of the area above Carpinteria Street,
where this project is located, is evenly distributed with modest single family homes as
well as multiple family development and has a General Plan designation of 12 dwelling
units per acre. The area below Carpinteria Street is designated with a range of densities
between 12-27 dwelling units per acre.

The land uses in this neighborhood are a mix of single family homes and apartment
complexes, with the areas to the south east having a General Plan Land use designation
of 12-27 du/acre allowing for higher densities than the proposed project. The proposed
three unit condominium development, with a density of 10 dwelling units per acre project
can be found consistent with the General Plan density of 12 dwelling units per acre.

The Land Use Element calls for enhancement of community character and includes a
possible implementation action to ensure that proposed buildings are compatible with the
surrounding built environment by considering the context of the proposed structure in
relation to surrounding uses and parcels along the entire block.

The proposed development would be consistent with the residential density of the General
Plan as well as the character of the neighborhood. The surrounding lots are developed
with a mix of multi-family and single-family homes. Parking for the project would be
provided on site with two covered spaces per unit, consistent with the Land Use Element
direction that new development comply with current parking requirements.

. HOUSING ELEMENT

Santa Barbara has very little vacant or available land for new residential development
and, therefore, City housing policies support buildout of infill housing units in the City’s
urban areas where individual projects are deemed appropriate and compatible. A goal of
the Housing Element is to encourage construction of a wide range of housing types to
meet the needs of various household types and to assist in the production of new housing
opportunities which vary sufficiently in type and affordability to meet the needs of all
economic and social groups. The project would be consistent with the Housing Element
as it would add two net new residential units to the City’s existing housing stock. The
development would provide for homeowner opportunities in a neighborhood with close
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VI.

VII.

2. NEw CONDOMINIUM DEVELOPMENT (SBMC CHAPTER 27.13)

In addition to the requirements of the R-2 Zone, the required physical standards for
residential condominiums, as described in SBMC §27.13.060, have been met as follows:

a. Parking. The project would satisfy the parking requirements (SBMC §30.175.040) by
providing each residential condominium unit with two covered parking spaces.

b. Private Storage Space. This requirement is waived because each unit would have an
enclosed garage.

c. Separate Utility Metering. All utilities (e.g., gas, electricity, water and sewer) would
be metered separately for each unit in accordance with the provisions of this Section.

d. Laundry Facilities. Laundry facilities would be provided in each unit.

e. Public Improvement Districts. The requirement that the applicant waive the right,
through deed restriction, to protest the formation of public improvement districts has
been included as a condition of approval.

f. Density. The project includes three residential units, which is the maximum number
of units allowed to be developed on the 13,050 square foot lot.

g. Unit Size. The requirement that the enclosed living or habitable area of each unit shall
be not less than 400 square feet is met because the smallest unit size is 1,800 square
feet (net).

h. Outdoor Living Space. The project provides the required outdoor living space, both
common and private, as identified in Section VV.A above.

i. Storage of Recreational Vehicles. The proposal does not include parking spaces for
recreational vehicles. Staff has included a recorded condition that states that
recreational vehicles shall not be stored on site.

ENVIRONMENTAL REVIEW

The proposed project is within the scope of the 2011 General Plan and the Program EIR analysis
for the General Plan. The project is consistent with the development potential designated and
analyzed by the Program EIR. City Staff have reviewed the project and determined that all
project-specific environmental effects are substantially mitigated by the imposition of uniformly
applied development policies and standards. Therefore, no further environmental analysis is
required for this project pursuant to the California Environmental Quality Act (Public Resources
Code 21082.3 and CEQA Guidelines Section 15183) and the CEQA Certificate of Determination
(Exhibit F). A Staff Hearing Officer finding that the project qualifies for the §15183 CEQA
determination is required.

DESIGN REVIEW

This project was reviewed by the ABR on three separate occasions (meeting minutes are attached
as Exhibit D). On January 17, 2017, the ABR reviewed the project for the first time and stated
their general support of the project finding the style and massing appropriate for the site and
surrounding neighborhood. The Board requested the applicant simplify details, fenestration and
architectural features and eliminate some bedrooms and implement some additional private open
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VIII.

space. They also asked the applicant to study lowering the second floor plate height to bring the
roofline down toward the street and neighboring structures.

The project returned to ABR on January 29, 2018 for a second conceptual review. The Board
asked the applicant to continue to work the on architectural elements and to look for ways to
reduce the overall square footage of the building.

On April 9, 2018, the Board reviewed the project for a third time. The Board considered the
Compatibility Considerations per SBMC 822.68.045 and forwarded the project to the Staff
Hearing Officer for discretionary review. At that meeting two board members expressed concern
regarding the height and scale of the proposed stair tower on Building B; however, the project
was forwarded to the Staff Hearing Officer with a unanimous vote of support. The project will
return to the Full Board for further design review and to receive Project Design and Final
Approvals.

FINDINGS
The Staff Hearing Officer finds the following:
A. ENVIRONMENTAL REVIEW

The project has been found to be consistent with the General Plan. Therefore, the project
qualifies for an exemption from further environmental review under CEQA Guidelines
Section 158183, based on the City staff analysis and the CEQA Certificate of Determination
on file for this project.

B. THE TENTATIVE MAP (SBMC 827.07.100)

As described in Section V of the Staff Report, the Tentative Subdivision Map and three unit
condominium development are consistent with the General Plan and the Zoning Ordinance
of the City of Santa Barbara. The site is physically suitable for the proposed development
because the maximum height in the R-2 zone is 30’ and the proposed buildings will be 24’-
6” at its tallest point. Also the R-2 zone allows for a 13,050 square foot lot to be developed
with three units and the proposed use is consistent with the vision for the East Side
Neighborhood of the General Plan because it provides a multi-family project at a density of
approximately 10 units per acre in the Medium density (12 units/acre) residential area. The
design of the project will not cause substantial environmental damage and associated
improvements will not cause serious public health problems. This is an in-fill development
within an existing residential neighborhood and the proposed land use is similar to the
surrounding area in the neighborhood. The design and type of development will not conflict
with easements acquired by the public at large for access through or use of the property. The
project site does not provide access to any public natural resources.

C. NEW CONDOMINIUM DEVELOPMENT (SBMC §27.13.080)

1. There is compliance with all provisions of the City’s Condominium Ordinance, as
described in Section V of the Staff Report.

The project complies with the physical standards for condominiums related to parking,
private storage space, utility metering, laundry facilities, density, and outdoor living space
requirements as described in Section V.C of the Staff Report.
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2. The proposed development is consistent with the General Plan of the city of Santa

Barbara, including the Land Use Element and Housing Element, as described in Section
V.B of the Staff Report.

The project will provide infill residential development that is compatible with the
surrounding neighborhood, as described in Section V of the Staff Report.

. The proposed development is consistent with the principles of sound community planning

and will not have an adverse impact upon the neighborhood's aesthetics, parks, streets,
traffic, parking and other community facilities and resources as described in Section V of
the Staff Report.

The project is an infill residential project proposed in an area where residential
development is a permitted use. The project is adequately served by public streets, will
provide adequate parking to meet the demands of the project and will not result in traffic
impacts because, once the minimal number of net new trips (1 AM an 1 PM peak hour)
are added to the street network, there will not be an impact at any of the City’s identified
year 2030 impacted intersections. The project design has been reviewed by the City’s
design review board, which found the architecture and site design appropriate, as
described in Section VII of the Staff Report.

D. ALTERNATIVE OPEN YARD DESIGN (SBMC 830.140.140.F)

Exhibits:

mmoow>

1. The alternative open yard design is necessary to provide flexibility in architectural style

or site organization, such as the preservation of natural features, enhanced circulation,
shared amenities, or the protection/creation of scenic views.

. Approval of the alternative open yard design will meet the purpose of the required open

yard as described Section VI.A.1 of the staff report.

Conditions of Approval

Site Plan

Applicant's letter, dated October 25, 2018
ABR Minutes

Applicable General Plan Policies

CEQA Certificate of Determination
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